CITY OF MORGAN MILL
City of Morgan Hill
Notice of Preparation
City of Morgan Hill Southeast Quadrant General Plan Amendments

and
Agricultural Mitigation and Preservation Program

Date: October 11, 2010
To: Public Agencies and Interested Parties
From: Rebecca Tolentino, Senior Planner

Subject: Notice of Preparation of a Draft Environmental Impact Report for the City of Morgan
Hill Southeast Quadrant General Plan Amendments and Agricultural Mitigation and

Preservation Program

The City of Morgan Hill is the Lead Agency and is preparing an Environmental Impact Report for the

project identified below.

The project description, location, and probable environmental effects of the City of Morgan Hill
General Plan Amendments and Agricultural Mitigation and Preservation Program are described in the
attached materials. The City of Morgan Hill is soliciting comments regarding the scope and content
of the environmental information, which are germane to your agency’s statutory responsibilities in
connection with the proposed project. Your agency may need to use the environmental impact report
when considering permitting or other approvals. Because of time limits mandated by state law, your
response must be sent at the earliest possible date but not later than 30 days after receipt of this

notice, and not later than the date below.

Please provide your written response to the address shown below by 5 p.m., Friday, November 12,

2010. We will need the name of a contact person in your agency.

City of Morgan Hill

Planning Division/Development Services Center
17575 Peak Avenue

Morgan Hill, CA 95037-4128

Attn: Rebecca Tolentino, Senior Planner

Phone: (408) 778-6480

Fax: (408) 779-7236

Email: rebecca.tolentino@morganhill.ca.gov
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CITY OF MORGAN HILL GENERAL PLAN AMENDMENTS AND
AGRICULTURAL MITIGATION AND PRESERVATION PROGRAM

1.1 - Project Location

The project site consists of the Morgan Hill Planning Area located in the southern portion of Santa
Clara County, California, within the nine-county San Francisco Bay Area region. Morgan Hill is
located approximately 10 miles south of the City of San Jose (Exhibit 1). The City’s current
population is approximately 40,250 persons and is expected to increase to 54,000 by 2030. The
approximately 1,300-acre Southeast Quadrant area is generally bounded by Condit Road and
Highway 101 to the west, San Pedro Avenue to the north, Carey Avenue to the east, and Maple
Avenue to the south; refer to Exhibit 2. The project site is located on the Morgan Hill, Mount Sizer,
Mount Madonna, and Gilroy California, United States Geological Survey 7.5-minute quadrangles,

Township 9 South, Range 3 East.

1.2 - Existing Conditions

1.2.1 - Overview

The Southeast Quadrant area is characterized by rural residences and agricultural lands. Without city
planning activity, the Southeast Quadrant area would likely continue the trend of gradual cessation of
agricultural and orchard uses, with “rural residential” home sites consisting of large homes on
unincorporated 8- to 10-acre or greater lots becoming a more prevalent development pattern. The
public policy reasons for the City to carry out planning activities and explore the potential of private
commercial sports/recreation/leisure and other uses within a portion of the Southeast Quadrant,

including Agriculture and Open Space uses, include the following:

¢ Ensure the long-term viability of agriculture in Morgan Hill

¢ Allow for land intensive activities to occur close to Highway 101, and land extensive activities

to occur further east
¢ Allow for land uses that support economic development objectives

¢ Strengthen the City’s identity as an active, healthy, quality, fun, family-friendly place

1.2.2 - General Plan

The existing land use designations within the Southeast Quadrant area are depicted in Exhibit 2, and

the proposed land uses and acreages are shown in Table 1 and Exhibit 3.

Michael Brandman Associates 2



General Plan Amendments and Agricultural Mitigation and Preservation
City of Morgan Hill Notice of Preparation

Table 1: Proposed Land Use Categories and Acreages - Southeast Quadrant Project Area

Land Use Category AT IIENE

Acreage
Sports-Recreation-Leisure 359
City-initiated 183
Private Application 176
Public Facility 82
City-initiated 44
Private Application 38
Rural Residential/Residential Estate 215
City-initiated 142
Private Application 73
Open Space 121
City-initiated 48
Private Application 73
Agriculture 266
City-initiated 213
Private Application 53
Rural County (No Change) 291
TOTAL 1,334

The current General Plan was adopted by the Morgan Hill City Council in 2001 and updated through
July 2006. The Community Development and Open Space and Conservation Elements of the General
Plan contain goals relevant to the Southeast Quadrant Project. Relevant goals under the Community

Development Element include:

e Goal 3: A long-term Urban Growth Boundary and Urban Limit Line around the City

e Goal 5: Preservation of agricultural and open space uses on unincorporated lands outside the
Urban Growth Boundary

e Goal 15: Appropriate transition between urban land uses and surrounding undeveloped areas

Relevant goals and policies under the Open Space and Conservation Element include:

e Goal 2: A stable, long-term City boundary reinforced by a greenbelt

e Goal 3: A viable agricultural industry

e Policy 3a: Support programs and techniques, including conservation easements and purchase
of development rights to encourage the retention of agricultural activities and to minimize

conflicts in the transition from agriculture to urban uses.
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The General Plan also defines Planning boundaries intended to guide future development and growth
in Morgan Hill, including an urban growth boundary, an urban service area, and an urban limit line.
The urban growth boundary differentiates land within the Sphere of Influence intended for future
urbanization from land intended to remain rural and unincorporated over a 20-year planning horizon.
The urban service area represents an area within the urban growth boundary in which essential City
services are, or will be, provided generally within a five-year timeframe. The urban limit line
separates urban and future urban areas from rural areas, thus defining the ultimate limits of City
urbanization. The urban limit line is a longer-term version of the urban growth boundary; it is
intended to reflect the City’s long-term policy for growth of Morgan Hill beyond the 20-year

timeframe of the urban growth boundary. Existing boundaries are shown in Exhibit 4.

1.3 - Project Description

The proposed project would include preparation of a combined programmatic/project-level
environmental impact report for the project assessment area known as the “Southeast Quadrant.” The

Southeast Quadrant Environmental Impact Report has the following objectives:

¢ Identify lands within the Southeast Quadrant viable for long-term agriculture.

o Establish an Agricultural land use designation and implement Open Space and Agricultural

Zoning Districts over a portion of the Southeast Quadrant.

e Develop a program that fosters long-term agriculture within the Southeast Quadrant through

land use planning, agricultural preservation policies/programs, and agricultural mitigation.

¢ Evaluate the proposed Morgan Hill Agricultural & Open Space General Plan Policies with

respect to citywide impacts and mitigation measures.

o Establish a new Sports-Recreation-Leisure General Plan land use designation and implement a

Sports-Recreation-Leisure Zoning District over a portion of the Southeast Quadrant.

o Establish an Urban Limit Line within the Southeast Quadrant and extend the Urban Growth
Boundary and Urban Service Area over a portion of the Southeast Quadrant.

e Annex a portion of the Southeast Quadrant into the Morgan Hill City Limits.

¢ Conduct programmatic- and project-level analyses relative to private and City applications for

proposed projects within the Southeast Quadrant.

1.3.1 - Sports-Recreation-Leisure Uses

The project would involve establishing a new Sports-Recreation-Leisure General Plan Land Use
designation and implementing a Sports-Recreation-Leisure Zoning District over a portion of the
Southeast Quadrant. The purpose of the Sports-Recreation-Leisure general plan and zoning
designations is to allow a variety of private commercial, retail, and public or quasi-public land sports,

recreation, and leisure uses. The proposed zoning district would be divided into two subdistricts:
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Subdistricts A and B (see Exhibit 3). Lands in Subdistrict A would include more land-extensive
conditional uses, including but not limited to adventure sports/facilities, arts and crafts, batting cages,
equestrian centers, farmers markets, and indoor/outdoor sports centers. Subdistrict B would be
located immediately adjacent to Highway 101 and would conditionally permit the above-referenced
uses, as well as more commercially oriented uses such as gas stations, restaurants, motels/hotels, and

grandstands/stadiums.

Sports-Recreation-Leisure uses are proposed as part of private development applications as well as
City-initiated zoning. The Sports-Recreation-Leisure zoning area initiated by the City is depicted on
Exhibit 3 and totals approximately 183 acres in area. For the purposes of the EIR, the analysis will
assume development of the City-initiated Sports-Recreation-Leisure zones will be consistent with the

uses described above. The private development applications are discussed in detail on the following

pages.

1.3.2 - Delineate Urban Service Area, Urban Growth Boundary, Urban Limit Line, and
City Boundaries

Boundaries would be established and extended within the Southeast Quadrant to allow for future
development of the project areas and the City-initiated Sports-Recreation-Leisure zones (Exhibit 5).
As previously discussed, the urban limit line defines the ultimate limits of City urbanization beyond
the 20-year timeframe of the urban growth boundary. Currently, the urban limit line is defined
around the City of Morgan Hill with the exception of the Southeast Quadrant area. As part of the
Southeast Quadrant project, the urban limit line will be defined, closing the gap in the existing
boundary. The unincorporated areas south of the urban limit line are proposed to remain agricultural
and rural residential land uses. Within the proposed urban limit line boundary, approximately 700
acres would be annexed into the City limits (Table 2), and agricultural preservation and mitigation

would apply as defined by the agricultural policies discussion provided below.

The urban growth boundary and urban service area boundaries would also be expanded within the
Southeast Quadrant. The proposed location of the urban growth boundary would include land
expected to be converted to planned City land uses within 20 years (2030); the proposed urban
service area boundary would include land expected to be converted to planned City land uses within 5
years (2015) and served with both City water and sewer services. As illustrated on Exhibit 5, the
urban growth boundary and urban service area would be coterminous, with the exception of the
northeast area of the Southeast Quadrant and the Chiala Planned Development area. The Chiala
property is proposed to be annexed into the City of Morgan Hill, but would be excluded from being
within the urban service area boundary with the possible exception of the northern area contiguous to
existing urban development. It may promote the goals of the plan area to extend urban services to the
northeast and other Chiala property. Within the urban service boundary, various sports, recreation,
leisure, public facility, and single-family residences would be eligible for urban services. Within the
proposed urban growth boundary and urban service area boundaries, approximately 660 acres and

305 acres would be annexed, respectively.
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Table 2: Acreages Annexed for Proposed Boundaries - Southeast Quadrant Project Area

Boundary Approximate Acreage Annexed
Urban Service Area 305
Urban Growth Boundary 660
Urban Limit Line 700
City Limits 760

Note:
The above areas overlap and are not additive. The plan may evaluate extending urban
services into the northeast and northern area of the Chiala Planned Development if it
promotes the goals of agricultural preservation.

City regulatory policies and definitions specifically related to the urban service area, the urban limit
line, and the urban growth boundary would need to be amended to accommodate areas slated for

annexation to the City but subject to restrictions against extending all or some urban services.

1.3.3 - Develop Agricultural Preservation Policies and Mitigation

Based on research analyzing the economics and feasibility of agricultural production in Morgan Hill,
it was determined that small-scale, long-term agriculture is viable, and agricultural lands can be
preserved within the Southeast Quadrant. Building upon this premise, the City will develop
Agricultural Mitigation and Preservation Policies to ensure the success and viability of agricultural
uses. Areas of agricultural preservation would also be identified as part of the Southeast Quadrant

project.

1.3.4 - Develop Agricultural Conversion Policies

Agricultural conversion policies would be developed to address the conversion of agricultural lands to
urban uses. The conversion policies would be applied to all lands within the City that contain
agricultural lands with prospects for long-term viability. These portions would be the focus of
agricultural mitigation/preservation efforts, possibly as a component of the City’s Greenbelt and

Residential Development Control System (RDCS) programs.

1.3.5 - Develop an Open Space Program

The last component of the Southeast Quadrant Project is to develop an open space program that
supports city/public/non-profit ownership of identified agricultural/open space Southeast Quadrant
lands. The open space program could be financed by impact fees paid by development on vacant
lands, and/or possibly as a component of the City’s Greenbelt, Historic, and/or RDCS programs. In
addition to traditional open space uses, the program may establish and maintain a level of agricultural
activities within the City-owned Southeast Quadrant agriculture/open space buffer, such as
community gardens or an agricultural park. The program could consider future City purchase of
other City agricultural “historic cultural landscape” areas as well. The program would call for
City/public/non-profit ownership of the Southeast Quadrant buffer through purchase or dedication.
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Program policies and actions would include other programmatic efforts to support local farmers and
County agricultural areas. The level of impact fee to be adopted by the Council would support

purchase of the agriculture/open space buffer and any other “agricultural landscapes.”

1.3.6 - Project Applications Analyzed in the Environmental Impact Report

Six projects would be analyzed in the environmental impact report: five would be analyzed
programmatically, and one, the South County Catholic High School, would be analyzed at the project
level.

Project 1: South County Catholic High School

This project involves developing a private high school over 40 acres located north of Tennant Avenue
and east of Murphy Avenue. At buildout, the facility would include approximately 65 classrooms to
accommodate up to 1,600 students. The project would be constructed and occupied in phases. The
first phase proposes to accommodate 600 students over a 5-year timeframe. The projected building
area would include 65 classrooms, a gymnasium, and other buildings. Sports ficlds and facilities
would be developed in the later phases. The applicant may propose interim, joint use of nearby City

aquatics and athletic field facilities for the time before private school sports facilities are available.

Project 2: Craiker Sports Retail/Restaurant Uses

This project involves developing 43,000-square feet of sports retail and a sports-themed restaurant on
4 acres, located immediately south of the City of Morgan Hill Aquatics Center at the northeastern
corner of Condit Road and Tennant Avenue.

Project 3: Puliafico Sports-Recreation-Leisure Uses

This project area is located on 40 acres along the south side of Tennant Avenue, owned by the
Puliafico Family. The applicants propose to develop their land with sports-recreation-leisure uses,
including outdoor sports fields and a possible indoor facility to house recreational uses such as indoor

soccer, batting cages, volleyball courts and a ropes challenge course.

Project 4: Jacoby Sports-Recreation-Leisure Uses

The Jacoby project includes 26 acres located south of Tennant Avenue and east of Highway 101.

Proposed land uses may include commercial recreation retail and open fields for recreation.

Project 5: Chiala Planned Development

This project is located on 306 acres in the easternmost portion of the Southeast Quadrant, owned by
the Chiala Family. The property owners propose a Planned Development for large-lot residential,
open space, agricultural preserve, and various sports-recreation-leisure uses. The sports-recreation-
leisure uses may include internationally sanctioned, professional-quality cricket grounds; an
equestrian facility; a culinary center; and small-scale visitor accommodations. The entire Chiala
property is proposed to be included within the City limits. However, the property would not be added

to the City’s urban service area. The project applicant proposes to establish a private water company
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to serve the entire planned development and remain on septic systems. Restrictions recorded on title
would preclude the residential lots from being included in the urban service area in the future. The
plan may evaluate extending urban services into the northeast corner if it promotes the goals of

agricultural preservation.

Project 6: Outdoor Sports Center

This project reflects the City’s planned continued use of the Outdoor Sports Center in its current
soccer fields configuration, but with expanded community use. It would involve potential
construction of an additional four soccer fields, as determined by future demand.

1.4 - Required Approvals and Intended Uses

The actions contemplated for this project require the following discretionary approvals:

¢ General Plan Amendments to establish the new Sports-Recreation-Leisure and Agriculture land

use designations and adopt the above-referenced land use designation changes

e Zoning Amendments to establish the new Sports-Recreation-Leisure and Agriculture zoning

designations and adopt the above-referenced zoning changes

¢ Adjusted boundaries for the urban service area, urban growth boundary, urban limit line, and

city limits
¢ Conditional Use Permit (High School project only)
¢ Design Permit (High School project only)
¢ Certification of the environmental impact report

e Local Agency Formation Commission approval for inclusion of all or portions of the Southeast
Quadrant lands into the Morgan Hill urban service area and annexation of lands into the City

limits

1.5 - Environmental Review

1.5.1 - Potential Environmental Effects
The environmental impact report will evaluate whether the proposed project may potentially result in
one or more significant environmental effects. The topics listed below will be further analyzed in the

environmental impact report.

Aesthetics, Light, and Glare

Agricultural Resources e Land Use

Hydrology and Water Quality

Air Quality and Greenhouse Gas Emissions Noise

Biological Resources Population and Housing

Cultural Resources Public Services and Recreation
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¢ Geology, Soils, and Seismicity ¢ Transportation
e Hazards and Hazardous Materials o Utility Systems

¢ Growth-Inducing Impacts

1.5.2 - Effects Found Not To Be Significant

Based on project characteristics, the following topical areas will be scoped out to the Effects Found

Not To Be Significant section of the environmental impact report.

Mineral Resources

The Planning Area does not contain any known mineral deposits or active mineral extraction
operations. This condition precludes the possibility of the loss of important mineral resources as a
result of development and land use activities contemplated by the General Plan Amendments and

Agricultural Mitigation and Preservation Program.

1.6 - Scoping Meeting

A public scoping meeting will be held at 7:00 PM on November 16, 2010 at the following location:

Community & Cultural Center
Hiram Morgan Hill Room

17000 Monterey Road

Morgan Hill, CA 95037

At this meeting, City staff and the environmental consultants will solicit comments from agencies,
organizations, and members of the public regarding the proposed project and scope of the
environmental review process. Responses to comments will be provided in the final environmental

impact report.
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